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Phone # (519) 966-0881 Fax# (519) 966-3209

December 19th 2022

MUNICIPALITY OF LEAMINGTON
Re: Lebo Creek Drain Watershed Rehabilitation Project
c/o Peralta Engineering

Re: Appraisal of Market Values of Partial Land Takings of
Agricultural Land Adjacent to the Lebo Creek Drain
Located in the Town of Leamington, ON - Applicant: Town of Leamington
Our File# FR22 – 9594upd - Your File # D15-029

As requested, we have completed an investigation and valuation analysis to estimate the current market
value range of vacant agricultural properties located adjacent to the Lebo Creek Drain, Town of
Leamington, Ontario as of December 19th 2022, the date of our review.  The only intended use of this
report is to assist the Town of Leamington in their negotiations with the current land owners for the
acquisition of partial takings of the properties for the purposes of establishing the Lebo Creek drain as a
Municipal Drain and relieving the system of flooding.

The properties involved are of various sizes, however they are primarily wetland areas to be acquire for
the purposes of establishing 10 foot± buffer strips.

This appraisal report, containing 28 pages plus addenda, is valid only if it bears the original signature of
the author(s) and all conclusions are subject to all Terms of Reference, Assumptions and Limiting
Conditions contained herein.

Current Market Value Range
Partial Takings

$10,500 to $20,500 per acre

Fuerland® REALTY LTD . BROKERAGE

2260 Foster Avenue, Windsor, Ontario N8W 5C9

Respectfully,
FUERLAND REALTY LTD )

Respectfully,

FUERLAND REALTY LTD.

iC'l, P. App-Do Cara Pazur, B.A., AIC Candidate Member
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EXECUTIVE SUMMARY

EFFECTIVE/REVIEW DATE: December 19th 2022

INTEREST VALUED Fee Simple Estate

PURPOSE AND INTENDED USE: The purpose of this appraisal is to provide an estimate the
current market value range of vacant agricultural properties
located adjacent to the Lebo Creek Drain, Town of
Leamington as of December 19th 2022, the date of our review.
The only intended use of this report is to assist the Town of
Leamington in their negotiations with the current land owners
for the acquisition of partial takins of the properties for the
purposes of establishing the Lebo Creek Drain as a Municipal
Drain and relieving the system of flooding.

ADDRESS OF PROPERTY: Agricultural Land Adjacent to the Lebo Creek Drain , Town of
Leamington, ON

ROLL NUMBER: N/A

PIN NUMBER N/A

REGISTERED OWNER: N/A

LEGAL DESCRIPTIONS: N/A

TYPE OF PROPERTY: Agricultural Property

IMPROVEMENTS - EXISTING: None Considered

LAND AREA: Various

ZONING: Agricultural

HIGHEST AND BEST USE: As Vacant: Agricultural site
As Improved: N/A

MARKET CONDITIONS Positive

MARKET EXPOSURE ± 6 to ± 9 Months

VALUE ESTIMATES: Direct Comparison Approach - $10,500-$20,500 per acre

FINAL ESTIMATE OF VALUE: $10,500 to $20,500 per acre (Partial Takings)
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AGRICULTURAL OVERVIEW
Essex County is a Rich Agricultural Neighbourhood

National Trends
Despite all the economic upheaval, supply-chain problems, extreme weather conditions, the real estate
market – and particularly the agriculture land market – is doing well. Sustained demand, historically low
interest rates, favourable commodity prices and tight supply of farmland available for sale have all been
key factors that resulted in a national average farmland increase of 8.3% in 2021, compared to 5.4% in
2020, and similar moderate increases for the previous five years.

The highest provincial increases in 2021 were observed in Ontario, with an average increase of 22.2%,
and British Columbia, with an average increase of 18.1%. Two of the Atlantic provinces follow with
increases of 15.2% in Prince Edward Island and 12.3% in Nova Scotia.

Quebec and Manitoba saw average increases of 10% and 9.9%, respectively, with growth in each region
of those provinces being widely dispersed. Saskatchewan followed with an average increase of 7.4%.
New Brunswick and Alberta brought up the rear with 5.2% and 3.6% increases respectively.

For the sixth consecutive year, there was an insufficient number of publicly reported sales in
Newfoundland and Labrador to fully assess farmland values. That was also the case in Yukon, Northwest
Territories and Nunavut.

Drought played an important role in reducing yields in certain areas of the country in 2021. Irrigated lands
were less impacted by dry weather conditions. Last year was the first time we published rates for irrigated
land in regions of British Columbia, Alberta and Manitoba. This year, we added rates for regions in
Saskatchewan, where more and more transactions involve irrigated land.

Canada
Annual % change in farmland values

19.5%2012

22.1%2013

14.3%2014

10.1%2015

7.9%2016

8.4%2017

6.6%2018

5.2%2019

5.4%2020

8.3%2021
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% Change in farmland values
Provinces 2021 2020

B.C. 18.1% 8.0%

3.6% 6.0%Alta.

Sask. 7.4% 5.4%

9.9% 3.6%Man.
22.2%Ont. 4.7%

Que. 10.0% 7.3%

N.B. 5.2% 1.3%

N.S. 12.3% 1.6%

P.E.I. 15.2% 2.3%

N.L. N/A* N/A*
Canada 8.3% 5.4%

2 0 2 1 F C C F A R M L A N D V A L U E S R E P O R T

Provincial comparison of farmland values
Annual % change in farmland values
January 1to December 31,2021

ACanada

l0©§ I
\22.2%J

I N/A* JPI W
U5.2% J

•There was an insufficient number of publicly reported transactions in 2021 to accurately assess farmland values in Newfoundland and Labrador.
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2 0 2 1 F C C F A R M L A N D V A L U E S R E P O R T

Ontario Ontario
Annual % change in farmland values

Average prices for farmland in Ontario increased by 22.2% in 2021, the highest
average increase reported among the provinces.
Most regions recorded similar increases as the provincial average except for
Eastern and Northern regions, where increases were more modest. This overall
increase follows a 4.7% increase in 2020 and a 6.7% increase in 2019.

30.1%2012

15.9%2013

I12.4%2014

6.6%2015

Stable to increasing demand and limited supply of available land were factors in
many areas of the province. Many buyers are purchasing land in less expensive
areas, which is driving up prices. Low interest rates and high commodity prices
appear to be the main contributing factors in land buying decisions. There was a
limited supply of land for sale in certain areas with numerous interested buyers,
which drove up values.

Demand is coming from large intensive, supply-managed farm operations,
cash crop producers and part-time farmers. Farmland on the outskirts of urban
areas, or within close commuting distance to larger urban areas, have additional
competition from various buyer types, such as hobby farmers and rural residential
developers.

The Mid Western, South East and Central East regions reported the top
three highest average increases in the province at 28.4%, 27.8% and 26.8%
respectively, followed by Southern and South West regions with average
increases of 25.2% and 22.8% respectively. The highest increases in these areas
were in the lower per acre price areas, which were catching up to surrounding
higher-priced areas.

4.4%2016

j 9.4%2017

3.6%2018

I6.7%2019
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Mid-year 2022 farmland values puts focus on income, interest rates and supply

The main drivers of farmland values remained strong in the first half of 2022. We report an average
increase of 8.1% nationwide in farmland values over the period (Table 1). Commodity prices were robust,
strengthening farm cash receipts. Higher interest rates and elevated farm input prices seemed to have had
minimal influence on the demand for farmland.

Our analysis covers the period of January 1 to June 30, 2022. The highest increases were observed in
Ontario, Prince Edward Island and Quebec, with 15.6%, 14.8% and 10.3% increases, respectively.
Saskatchewan follows with an 8.4% average increase. British Columbia, Alberta, Manitoba, and Nova
Scotia recorded below-average increases, varying from 5.9% to 6.5%. New Brunswick has the smallest
increase, with a reported 3.4%.

Table 1. Average farmland values changes in the first half of 2022 by province vs. supply of arable land

Timing of sales, tight supply and farm income all matter in the context of higher borrowing costs
The Bank of Canada started lifting its policy interest rate in early March. But this was a muted response to
emerging inflationary pressures. It wasn’t until July that the Bank of Canada frontloaded the required
hikes in the overnight rate to bring down inflation. It’s important to note that many sales were negotiated
or closed before the significant borrowing costs increases. It’s not rare for transactions to close multiple
months after being negotiated.

SHARE OFARABLE
LAND IN A PROVINCE

RELATIVE TO TOTAL
LAND AREA (%)

AVERAGE % CHANGE
JAN 2022 - JUNE 2022

(6 MONTHS)

AVERAGE % CHANGE
JULY 2021 JUNE 2022

(12 MONTHS)
SHARE OF ARABLE

LAND IN CANADA (%)PROVINCES

0.8B.C. 6.5 15.0 1.7

5.9 5.8 29.6 19.9Alta.

Sask. 42.8 31.78.4 14.9

9.2Man. 6.0 13.6 11.7

Ont. 15.6 27.7 8.8 42
Que. 10.3 13.5 4.5 1.5

0.3N.B. 3.4 8.1 1.9

N.S. 0.2 1.86.0 14.0

0.4 27.4P.E.I. 14.8 26.4

N.L. N/A N/A N/A N/A
Canada 8.1 13.1 4.9
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FCC has been reporting on farmland values since 1985. Historically, we’ve seen other periods of rising
interest rates – the previous significant increase occurred in 2006-07 (Figure 1). Yet, this period coincided
with increases in the appreciation rate of farmland values, highlighting the importance of considering
factors beyond borrowing costs.

Figure 1. Average farmland values appreciation rate with average business interest rates

The acreage available for farmland that can be cultivated and productive is limited and does not increase
as opposed to real estate markets. This puts upward pressure on prices, given a stable and robust demand.
The percentage of land used as arable land is limited in most provinces (Table 1). Recently, provinces
with more arable land seemed to experience a slower pace of increase in land values.

Farm cash receipts have climbed 14.6% year-over-year for the first half of 2022. Grain, oilseed, and pulse
receipts were slightly lower in the first six months, but this was expected given the poor 2021 crop in the
Prairies. The outlook remains positive. Despite inflationary pressures and geopolitical tensions, new crop
prices continue to exceed early expectations, and margins should be profitable, given encouraging 2022
production estimates.

Provincial trends
In British Columbia, land values increased by an average of 6.5% for the first half of 2022. Increases
varied a lot across the province, with the highest changes mostly located in areas with easy access and
close to urban centers. We observed strong competition between farm operations and non-traditional
buyers.

Alberta farmland increased at a more moderate pace of 5.9% for the first six months of 2022. It’s
important to note that this increase applies to dryland only, and irrigated land values are only provided in
the annual report. Farmland availability remains low in this province.

For Saskatchewan, favourable land market conditions observed in 2021 seem to have carried over into the
first half of 2022. We are reporting an average increase of 8.4% for the latter period. Demand remains
strong in most areas. We observed in some regions (North West, North East) no or little change in values
as opposed to other regions with important increases.
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In Manitoba, farmland values increased by 6.0% in the first half of 2022. Spring weather conditions were
difficult in certain areas; for example, flooding delayed seeding. Increases in areas that coped best with
moisture were higher than those affected by excess moisture.

Ontario has the most significant increase in value with 15.6% for the first six months of 2022, a
12-month pace of 27.7%. Land purchases that drive larger percentage increases in values are generally in
less expensive areas of the province. There’s lots of variability across regions. The most important
increases are observed in the South East and Central East regions, with average 6-month changes ranging
from 20.0% to 24.0%. Conversely, average increases in the Western part of the province range from
10.0% to 17.0%.

In Quebec, the average increase in farmland value for the first half of 2022 was 10.3%. Supply is very
limited in some regions, driving prices higher. Variability is also a characteristic of the market, and the
most predominant increases were observed in the lower dollar-per-acre areas of the province.

Atlantic provinces recorded average increases of 3.4%, 6.0% and 14.8% for New Brunswick, Nova
Scotia, and Prince Edward Island, respectively. A strong demand for forage and cultivated land from out-
of-province buyers contributed to the overall increase. A limited number of sales in Newfoundland and
Labrador prevented us from reporting an estimate.

Both demand and supply factors drive farmland values
The Bank of Canada has lifted its overnight rate by 3% since early March, and another hike of at least 50-
basis points is anticipated at the end of October. In some cases, farm operations have seen their interest
expenses more than double. In other instances, prudent financial risk management mitigated the negative
influence of higher rates on profit margins.

There’s little doubt that higher borrowing costs will moderate the demand for farmland. However,
farmland supply is limited, which combined with farm income trending in the right direction, could offset
the impact of interest rate increases. We can’t wait to revisit these factors in early 2023.

Article by:Lyne Michaud, É.A., Senior Analyst, Valuations and Leigh Anderson, Senior Economist




